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Key Terms and Definitions 

Acronyms 
ACS   US Census Bureauôs American Community Survey 

ADU  Accessory Dwelling Unit 

AMI  Area Median Income 

CMR  Code of MA Regulations 

CPA  MA Community Preservation Act 

DEP  MA Department of Environmental Protection 

DHCD  MA Department of Housing and Community Development 

DOR  Department of Revenue 

EPA  Environmental Protection Agency 

FEMA  Federal Emergency Management Agency 

FMR  Fair Market Rent (National Low-Income Housing Coalition) 

FPOD  Hamilton Flood Plain Overlay district zoning bylaw 

FRM  FEMA Flood Insurance Rate Map  

GWPOD  Hamilton Ground Water Protection Overlay District zoning bylaw 

HAMFI  HUD Area Median Family Income  

HFMA  HUD Metro Fair Market (regional) 

HUD  U.S. Department of Housing and Urban Development 

HWRSD  Hamilton-Wenham Regional School District 

LMI  Low/Moderate Income, as defined by the Community Reinvestment Act (CRA) 

MAPC  MA Area Planning Council 

MBTA  MA Bay Transportation Authority 

MGL  MA General Laws 

MOE   Margins of Error 

NHESP  MA Natural Heritage & Endangered Species Program 

OSFPD  Hamilton Open Space and Farmland Preservation Development zoning bylaw 

OSRP  Open Space and Recreation Plan 

PPH  Persons per household 

SHI  MA Subsidized Housing Inventory 

SWAP  DEP Source Water Assessment Program 

WSOD  Hamilton Willow Street Overlay District zoning bylaw 
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Definitions 
The following definitions are for key terms used throughout the document and are based on 

information from the U.S. Census Bureau, unless otherwise noted:  

ACS - American Community Survey, conducted every year by the United States Census Bureau.  

Affordable Housing - Housing that is restricted to individuals and families with qualifying 

incomes and asset levels, and receives some manner of assistance to bring down the cost of 

owning or renting the unit, usually in the form of a government subsidy, or results from zoning 

relief to a housing developer in exchange for the income-restricted unit(s). Affordable housing 

can be public or private.  

The Massachusetts Department of Housing and Community Development (DHCD) maintains a 

Subsidized Housing Inventory (SHI) that lists all affordable housing units that are reserved for 

households with incomes at or below 80 percent of the area median income (AMI) under long-

term legally binding agreements and are subject to affirmative marketing requirements. The SHI 

also includes group homes, which are residences licensed by or operated by the Department of 

Mental Health or the Department of Developmental Services for persons with disabilities or 

mental health issues 

Comprehensive Permit ς a local permit for the development of low- or moderate- income 

housing issued by the Zoning Board of Appeals pursuant to M.G.L. c.40B §§20-23 and 760 

CMR 56.00. 

Cost Burdened ς Households who pay more than 30 percent of their gross income for housing 

costs.  

Disability ς The American Community Survey defines disability as including difficulties with 

hearing, vision, cognition, ambulation, self-care, and independent living. All disabilities are self-

reported via the 2011-2015 American Community Survey. Disability status is determined from 

the answers from these six types of disability. 

Á Independent Living: People with independent living difficulty reported that, due to a 

physical, mental, or emotional condition, they had difficulty doing errands alone. 

Á Hearing: People who have a hearing disability report being deaf or as having serious 

difficulty hearing. 

Á Vision: People who have a vision disability report being blind or as having serious 

difficulty seeing even when wearing glasses. 

Á Self-Care: People with a self-care disability report having difficulty dressing or bathing. 

Á Ambulatory: People who report having ambulatory difficulty say that they have serious 

difficulty walking or climbing stairs. 

Á Cognitive: People who report having a cognitive disability report having serious 

difficulty concentrating, remembering, or making decisions. 
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Income Thresholds ς The Department of Housing and Urban Development (HUD) sets income 

limits that determine eligibility for assisted housing programs including the Public Housing, 

Section 8 project-based, Section 8 Housing Choice Voucher, Section 202 housing for the elderly, 

and Section 811 housing for persons with disabilities programs. HUD develops income limits 

based on Median Family Income estimates and Fair Market Rent area definitions for each 

metropolitan area, parts of some metropolitan areas, and each non-metropolitan county. The 

most current available income thresholds are provided in the appendices. Definitions for 

extremely low, very low, and low/moderate income are provided below. 

Á Extremely Low Income (ELI) ï HUD bases the ELI income threshold on the FY2014 

Consolidated Appropriations Act, which defines ELI as the greater of 30/50ths (60 

percent) of the Section 8 very low-income limit or the poverty guideline as established by 

the Department of Health and Human Services (HHS), provided that this amount is not 

greater than the Section 8 50 percent very low-income limit. 

Á Very Low Income (VLI) ï HUD bases the VLI income threshold on 50 percent of the 

median family income, with adjustments for unusually high or low housing-cost-to-

income relationships.  

Á Low/Moderate Income (LMI) ï HUD bases the LMI income threshold on 80 percent of 

the median family income, with adjustments for unusually high or low housing-cost-to-

income relationships. 
 

Family - A family is a group of two people or more (one of whom is the householder) related by 

birth, marriage, or adoption and residing together; all such people (including related subfamily 

members) are considered as members of one family.  

Household ς A household includes the related family members and all the unrelated people, if 

any, such as lodgers, foster children, wards, or employees who share the housing unit. A person 

living alone in a housing unit, or a group of unrelated people sharing a housing unit such as 

partners or roomers, is also counted as a household. The count of households excludes group 

quarters.  

Median Age ς The age which divides the population into two numerically equal groups; that is, 

half the people are younger than this age and half are older. 

Median Income ς Median income is the amount which divides the income distribution into two 

equal groups, half having incomes above the median, half having incomes below the median. 

The medians for households, families, and unrelated individuals are based on all households, 

families, and unrelated individuals, respectively. The medians for people are based on people 15 

years old and over with income. 

Millennials ς The demographic cohort following Generation X. There are no precise dates when 

the generation starts and ends. Researchers and commentators use birth years ranging from the 

early 1980s to the early 2000s. (en.wikipedia.org/wiki/millennials.) 

Housing Unit - A housing unit is a house, an apartment, a mobile home or trailer, a group of 

rooms, or a single room that is occupied, or, if vacant, is intended for occupancy as separate 

living quarters. 
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Poverty ς Following the Office of Management and Budgetôs (OMBôs) Directive 14, the Census 
Bureau uses a set of money income thresholds that vary by family size and composition to detect 

who is poor. If a familyôs total income is less than that familyôs threshold, then that family, and 

every individual in it, is considered poor. The poverty thresholds do not vary geographically, but 

they are updated annually for inflation with the Consumer Price Index (CPI-U). The official 

poverty definition counts money income before taxes and excludes capital gains and noncash 

benefits (such as public housing, Medicaid, and food stamps). Thresholds by year and 

households size are found at this link:  

https://www.census.gov/hhes/www/poverty/data/threshld/.  

Subsidized Housing Inventory ς The stateôs official list for tracking a municipalityôs percentage 
of affordable housing under M.G.L. Chapter 40B (C.40B). This state law enables developers to 

request waivers to local regulations, including the zoning bylaw, from the local Zoning Board of 

Appeals for affordable housing developments if less than 10 percent of year-round housing units 

in the municipality is counted on the SHI. It was enacted in 1969 to address the shortage of 

affordable housing statewide by reducing barriers created by local building permit approval 

processes, local zoning, and other restrictions. 

Tenure ς Tenure identifies a basic feature of the housing inventory: whether a unit is owner 

occupied or renter occupied. A unit is owner occupied if the owner or co-owner lives in the unit, 

even if it is mortgaged or not fully paid for. A cooperative or condominium unit is "owner 

occupied" only if the owner or co-owner lives in it. All other occupied units are classified as 

"renter occupied," including units rented for cash rent and those occupied without payment of 

cash rent.  

https://www.census.gov/hhes/www/poverty/data/threshld/
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Chapter 1: Introduction 

Overview 
Nestled in Massachusettsô North Shore and Essex County, Hamilton is a small rural-suburban 

town of just under 8,000 residents.1 Approximately 27 miles northeast of Boston, Hamilton 

offers easy access to the city, as well as nearby attractions such as coastal beaches. Hamilton is 

known for its equestrian and agricultural heritage which shapes the communityôs pastoral 

character, rolling landscapes, and low-density development. Hamilton is predominantly a 

residential community with a small commercial town center around the local commuter rail 

station. Hamilton is also closely tied to neighboring Wenham, including a shared school system.  

 

Like many communities, balancing preservation and new development is a challenge in 

Hamilton. Residents highly value the communityôs natural resources, historic estates, and rural 

character. But Hamilton also faces a decreasing and aging population as well as rising housing 

costs. With a very homogenous housing stock of single-family homes, Hamiltonôs current 

housing options do fully not meet the needs of current residents and decrease attractiveness to 

prospective residents. As the community looks forward to the future, local leaders, stakeholders, 

and residents alike will benefit from being proactive and strategic in their housing initiatives and 

land-use policy choices.   

 

This plan is designed to help the community clarify these needs, challenges, and opportunities 

for housing development and strategic residential land use policies. This chapter will layout the 

framework, purpose, and regulations of this plan, describe the planning process and 

methodologies, and provide an executive summary of key findings, goals and strategies. 

Purpose & Regulations 
Housing Production Plans (HPP) are state-recognized five-year strategic plans for housing 

development, pursuant with 760 CMR s. 56.03 (4) and M.G.L. c. 40B.  HPPs are designed to 

provide local guidance for housing production to meet local housing needs, with particular focus 

on meeting the needs of Low-and-Moderate-Income (LMI) households. HPPs are also designed 

to help communities satisfy the stateôs goal to designate at least 10 percent of local housing stock 

as affordable. 2 The Comprehensive Permit Regulations per 760 CMR s. 56.02 defines the 

Housing Production Plan as ñan affordable housing plan adopted by a municipality and 

approved by the Department of Housing and Community Development (DHCD), defining 

certain annual increases in its number of SHI eligible housing.   

 

1 2013-2017 ACS  

2 Affordability ǊŜŦŜǊǎ ǘƻ ƘƻǳǎƛƴƎ ǳƴƛǘǎ ǘƘŀǘ ǉǳŀƭƛŦȅ ŦƻǊ ǊŜƎƛǎǘǊŀǘƛƻƴ ƻƴ ǘƘŜ ǎǘŀǘŜΩǎ {ǳōǎƛŘƛȊŜŘ IƻǳǎƛƴƎ LƴǾŜƴǘƻǊȅ ό{ILύΦ 
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Housing Production Plans must include a) a comprehensive housing needs assessment, b) goals 

to create affordable housing and make progress towards the 10 percent affordability goal, and c) 

implementation strategies to achieve the identified goals. An HPP must be adopted by the local 

Planning Board and Select Board as well as DHCD. 

 

By taking a proactive approach to the adoption of a HPP, cities and towns are much more likely to 

achieve both their affordable housing and community planning goals. HPPs give communities that 

are under the 10% threshold of Chapter 40B ς but are making steady progress in producing 

affordable housing on an annual basis ς more control over comprehensive permit applications for 

a specified period of time.3 

 

Once an HPP is adopted, communities can apply for certification if, during a given calendar year, 

the community has increased its number of SHI-eligible housing units in accordance with the 

production goals stipulated in the HPP. HPP certification provides communities with the ability 

to deny a comprehensive permit, considered to be ñconsistent with local needsò due to the townôs 

increase in affordable housing development. One-year certification is granted to communities 

that have increased the proportion of their affordable housing by 0.5 percent (14 units in 

Hamilton) of the total housing stock; and a two-year certification is granted to communities that 

have increased the proportion of their affordable housing by 1 percent (28 units in Hamilton). 

Note that many people informally refer to ñcertificationò as providing ñsafe harbor.ò 

 

This HPP is a valuable planning tool for the community and is designed to work cohesively and 

synergistically with other planning documents, such as the townôs Master Plan.  

 
  

 
3 DHCD Housing Production Plan Guidelines, 2014 

Comprehensive Permit Denial & Appeal Procedures 
If a Zoning Board of Appeals (Board) considers that, in connection with an Application, a denial 
of the permit or the imposition of conditions or requirements would be consistent with local 
needs on the grounds that the Statutory Minima defined at 760 CMR 56.03(3)(b or c) have been 
satisfied or that one or more of the grounds set forth in 760 CMR 56.03(1) have been met, it 
must do so according to the following procedures. Within 15 days of the opening of the local 
hearing for the Comprehensive Permit, the Board shall provide written notice to the Applicant, 
with a copy to the Department of Housing and Community Development (Department), that it 
considers that a denial of the permit or the imposition of conditions or requirements would be 
consistent with local needs, the grounds that it believes have been met, and the factual basis for 
that position, including any necessary supportive documentation. If the Applicant wishes to 
ŎƘŀƭƭŜƴƎŜ ǘƘŜ .ƻŀǊŘΩǎ ŀǎǎŜǊǘƛƻƴΣ ƛǘ Ƴǳǎǘ Řƻ ǎƻ ōȅ ǇǊƻǾƛŘƛƴƎ ǿǊƛǘǘŜƴ ƴƻǘƛŎŜ ǘƻ ǘƘŜ 5ŜǇŀǊǘƳŜƴǘΣ 
with a cƻǇȅ ǘƻ ǘƘŜ .ƻŀǊŘΣ ǿƛǘƘƛƴ мр Řŀȅǎ ƻŦ ƛǘǎ ǊŜŎŜƛǇǘ ƻŦ ǘƘŜ .ƻŀǊŘΩǎ ƴƻǘƛŎŜΣ ƛƴŎƭǳŘƛƴƎ ŀƴȅ 
documentation to support its position. The Department shall thereupon review the materials 
provided by both parties and issue a decision within 30 days of its receipt of all materials. The 
Board shall have the burden of proving satisfaction of the grounds for asserting that a denial or 
approval with conditions would be consistent with local needs, provided, however, that any 
failure of the Department to issue a timely decision shall be deemed a determination in favor of 
the municipality. This procedure shall toll the requirement to terminate the hearing within 180 
days. 

A) 
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Plan Organization 
This plan is organized with the goals and implementation strategies upfront (Chapter 2) as this is 

the most substantive content in the planôs overall purpose. Goals and strategies are followed by 

information on the townôs resources and capacity (Chapter 3) to achieve the goals and strategies 

identified; a demographic profile (Chapter 4) reviewing the most recent ACS and Census data for 

the communityôs population, household, and economic circumstances; a housing conditions 

profile (Chapter 5) which outlines the communityôs existing housing stock, contextual 

circumstances, and needs; and finally an analysis of key impediments and constraints to housing 

development in the community (Chapter 6). 

Planning Process & Methodologies 
This plan was developed in conjunction with an update to the housing element of the townôs 

Master Plan. The Town of Hamilton contracted with planning consultant JM Goldson LLC in the 

fall of 2018 for the Master Plan update and again in early 2019 to update this plan. Through this 

parallel and integrated approach, both documents are closely tied and complement each other in 

their findings, goals, strategies, and recommendations. Through this approach, the town and 

consultant team were also able to effectively administer a single, comprehensive community 

engagement process.   

Comprehensive Permit Denial & Appeal Procedures (continued) 
For purposes of this subsection 760 CMR 56.03(8), the total number of SHI Eligible Housing units 
ƛƴ ŀ ƳǳƴƛŎƛǇŀƭƛǘȅ ŀǎ ƻŦ ǘƘŜ ŘŀǘŜ ƻŦ ŀ tǊƻƧŜŎǘΩǎ ŀǇǇƭƛŎŀǘƛƻƴ ǎƘŀƭƭ ōŜ ŘŜŜƳŜŘ ǘƻ ƛƴŎƭǳŘŜ ǘƘƻǎŜ ƛƴ ŀƴȅ 
prior Project for which a Comprehensive Permit had been issued by the Board or by the 
Committee, and which was at the time of the application for the second Project subject to legal 
appeal by a party other than the Board, subject however to the time limit for counting such 
units set forth at 760 CMR 56.03(2)(c). 

 
If either the Board or the Applicant wishes to appeal a decision issued by the Department 
pursuant to 760 CMR 56.03(8)(a), including one resulting from failure of the Department to 
issue a timely decision, that party shall file an interlocutory appeal with the Committee on an 
expedited basis, pursuant to 760 CMR 56.05(9)(c) and 56.06(7)(e)(11), within 20 days of its 
ǊŜŎŜƛǇǘ ƻŦ ǘƘŜ ŘŜŎƛǎƛƻƴΣ ǿƛǘƘ ŀ ŎƻǇȅ ǘƻ ǘƘŜ ƻǘƘŜǊ ǇŀǊǘȅ ŀƴŘ ǘƻ ǘƘŜ 5ŜǇŀǊǘƳŜƴǘΦ ¢ƘŜ .ƻŀǊŘΩǎ 
hearing of the Project shall thereupon be stayed until the conclusion of the appeal, at which 
ǘƛƳŜ ǘƘŜ .ƻŀǊŘΩǎ ƘŜŀǊƛƴƎ ǎƘŀƭƭ ǇǊƻŎŜŜŘ ƛƴ ŀŎŎƻǊŘŀƴŎŜ ǿƛǘƘ тсл /aw рсΦлрΦ !ƴȅ ŀǇǇŜŀƭ ǘƻ ǘƘŜ 
ŎƻǳǊǘǎ ƻŦ ǘƘŜ /ƻƳƳƛǘǘŜŜΩǎ ǊǳƭƛƴƎ ǎƘŀƭƭ ƴƻǘ ōŜ ǘŀƪŜƴ ǳƴǘƛƭ ŀŦǘŜǊ ǘƘŜ .ƻŀǊŘ Ƙŀǎ ŎƻƳǇƭŜǘŜŘ ƛǘǎ 
hearing and the Committee has rendered a decision on any subsequent appeal. 

 

Source: DHCD Comprehensive Permit Regulations, 760 CMR 56.03(8). 

C) 

B) 
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DATA COLLECTION  
Primary data sources include the U.S. Census Bureauôs Decennial censuses of 2000 and 2010 

and the 2013-2017 American Community Survey (ACS). The U.S. Census counts every resident 

in the United States by asking ten questions, whereas the ACS provides estimates based on a 

sample of the population for more detailed information. It is important to be aware of the 

margins of error (MOE) attached to the ACS estimates, because the estimates are based on a 

sample and not on complete counts. Other data was collected from a variety of available sources 

including, The Warren Group; Massachusetts Department of Education; DHCD; the UMass 

Donahue Institute; the Town of Hamilton; MAPC; the Boston Foundation; Massachusetts 

Department of Revenue; HUD; Massachusetts Division of Fisheries & Wildlife; The Nature 

Conservancy; MassDOT; various real-estate websites; local realtor Fred Mills; Hamiltonôs 2004 

Master Plan and Draft 2015 Open Space & Recreation Plan; and others.  

 

COMMUNITY ENGAGEMENT 
As previously mentioned, the public engagement process for this Plan was integrated with the 

Master Plan Housing Element update. Collectively, these two parallel processes included eight 

focus group discussions, a community-wide survey to determine housing needs, issues, and 

opportunities, and two public forums. Summaries and results from these engagement efforts are 

included in the appendices. 

 

Community Survey 
Five hundred and thirty-nine (539) people responded to the survey. Approximately 95 percent 

were Hamilton residents, while 5 percent were non-residents who work in Hamilton, own a 

business there, have family there, or some other connection with the town. Overall, respondents 

indicated that Hamilton is in need of a greater diversity of housing options, both in size/style and 

in cost. Many respondents also indicated that there is a significant desire in the community to 

preserve the rural, small town feel of Hamilton and to appropriately scale new development and 

density. 

Á Long-time residents expressed concern about their grown childrenôs ability to live in 

Hamilton due to housing costs.  

Á Many respondents indicated that the housing cost is prohibitive to many current and 

potential future residents.  

Á Respondents felt strongly about the need for housing that is financially attainable to 

teachers and social service professionals, older adults, and first-time homebuyers.  

Á Respondents felt strongly about increasing Hamiltonôs diversity of residents (e.g., age, 
income, race, ethnicity, etc.).  

Focus Groups 
On Monday December 17th and Wednesday, December 19th, 2018 the Town of Hamilton and the 

Master Plan housing consultant, JM Goldson LLC, held eight focus groups sessions. Each 

session had five participants, totaling forty focus groups attendees. An informal discussion was 

facilitated around a list of housing-focused questions. 

Á Participants were concerned about the tradeoffs between increasing density and 

preserving town character and open space. 
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Á Participants emphasized a need for a range of housing options for all phases of life from 

young professionals and families to retirees wanting to downsize. 

Á Participants were very knowledgeable of 40B and concerned with how the town will 

meet the requirements in a way that fits the scale and character of existing housing stock. 

Public Forum #1 
On Tuesday February 5, 2019 the Town of Hamilton hosted the first of two public forums to 

engage the public and collect feedback for the housing update to the Master Plan.  

Á Forum participants valued the rural features and small town feel of Hamilton. The 

community wants to preserve these characteristics as a top priority. 

Á Many participants expressed interest in converting existing buildings to housing, rather 

than building new developments. 

Á Participants saw opportunity and benefit in creating housing near transit and downtown. 

Á Participants were generally supportive of cottage style new development since it would 

preserve open space and would fit with the character of existing housing stock. 

Á Participants wanted to maintain the balance between new development and open space. 

Public Forum #2 
On Monday, April 29th, 2019, the Town of Hamilton hosted the second of two public forums to 

solicit feedback from the community on the housing update to the Townôs Master Plan. Many 

participants recognized and embraced the changing housing needs in Hamilton, while 

emphasizing a continued desire to preserve open space and Hamiltonôs small-town character. 

Participants continued to prefer smaller, contextually relevant development in strategic areas. 

Participants indicated the following as the top sites and strategies to consider for creating new 

housing options: 

Á Downtown 

Á Winthrop School 

Á Gordon Conwell Seminary 

Á Pursue conversion of town properties to housing. 

Á Establish a local program to convert existing houses to affordable units. 

Staff and Affordable Housing Trust 
Throughout the project, key staff and board members provided feedback on data synthesis and 

draft versions of this document. On September 10, 2019, project consultants JM Goldson LLC 

met with the Hamilton Affordable Housing Trust (HAHT) to collect feedback on the draft HPP 

in its final stages, which was incorporated into the plan.  

 

Public Presentation 
On October 2nd, the final HPP draft was presented to the community via a public hearing with the 

Planning Board.   
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Summary of Key Findings, Goals, and Strategies 
GOALS  
Hamilton would need to create 194 SHI-eligible homes to reach the 10 percent affordability goal. 

To certify this HPP for one year, the Hamilton will need to produce fourteen SHI-eligible units 

within a given calendar year.  This plan identifies five housing goals, the first being to produce 

seventy (or more) SHI-eligible homes within the next five years.  

 

STRATEGIES  
The thirteen strategies identified in this plan will help the town in meeting their housing goals as 

well as increasing and improving capacity to support housing development generally. The 

strategies identified are related to a) zoning updates; b) policies and programs; and c) 

implementation capacity. In addition, this plan identifies four sites/areas with particular 

opportunity for potential housing development and associated site-specific strategy 

recommendations, as required for HPPs per DHCDôs Comprehensive Permit Regulations. 

 

COMMUNITY CONTEXT AND HOUSING NEEDS 
In contrast to regional trends, Hamiltonôs population is declining, dropping approximately 4 

percent from 2000 to 2017. While many factors influence this trend, local housing options and 

housing costs have a large impact on the ability of current residents to remain in the community 

as well as for prospective residents to move to Hamilton. Hamiltonôs population is historically 

and currently predominantly white (91percent) although it has diversified slightly since 2000, 

with primarily increasing Black and African American, Asian, and mixed-race/other populations. 

 

Hamiltonôs population is aging, indicating a need for housing options that can accommodate 

retirees, empty-nesters, and older residents as they age. This includes smaller units for 

downsizing as well as housing options with accommodations for elderly residents. This housing 

need is also confirmed by a mismatch between the proportion of 1-or-2 person households in 

Hamilton and the proportion of 1-2-bedroom homes ï 26 percent of homes are 1-or 2-bedrooms 

while 46 percent of households are one or two people. Hamilton also has a comparatively low 

disability rate, which may indicate that there is a need for housing that can support and 

accommodate residents with varying disabilities.  

 

Household income in Hamilton is polarized, with more than half of households earning more 

than $100,000 annually and 26 percent earning less than $50,000. Hamilton has one of the 

highest income gaps compared with surrounding communities based on tenure with a median 

owner-occupied household income more than $100,000 higher than the median renter-occupied 

household income. This, coupled with Hamiltonôs low rental vacancy rate (3 percent), indicates 

that there is a gap in mid-and-high-end rental options in Hamilton.  

 

Hamilton also lacks financially attainable and affordable housing options. The 2018 median sales 

price in Hamilton was $596,500 ï a cost out of reach to a median income household in Hamilton, 

much less an LMI household. Hamilton also has one of the highest residential tax rates in the 

region, with an average tax bill of $9,895. The 2017 median gross rent in Hamilton was $1,096 ï 

a cost also just out of reach for a median income renter household.  
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Hamiltonôs housing stock and land use is predominantly comprised of owner-occupied single-

family homes (approximately 82 percent), with relatively little new housing development 

compared to the region and state.  

 

Considering all these contextual indicators, the primary challenges and gaps in Hamiltonôs 

housing options include:  

Á Rising and prohibitive housing costs  

Á Limited rental options, for all income levels 

Á Lack of smaller units, primarily one-or-two bedrooms 

Á Lack of accessible housing options that accommodate the needs of residents with 

disabilities or seniors  
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Chapter 2: Housing Goals and Strategies 
 

Hamilton has a limited number of affordable homes compared with its documented need, making 

it particularly difficult for low-and-moderate-income households to thrive in the community.  

 

About 744 of Hamiltonôs existing low/moderate-income households in Hamilton spend more 

than the recommended one-third of income to meet their housing needs. Hamilton has 84 total 

homes that are included on the stateôs Subsidized Housing Inventory (SHI) and needs 194 

additional affordable homes to achieve the stateôs minimum goal of having 10 percent of a 

townôs housing stock as affordable per the most recent count of year-round housing units. 

Reaching this 10 percent goal would qualify the community as ñsafe harborò eligible.  

 

 
 

The minimum required housing production goal to achieve certification of this Housing 

Production Plan (HPP), and reach ñsafe harborò status, is the creation of 14 total units that will 

count on the SHI in one calendar year (or 0.5 percent of total year-round housing stock). If 

Hamilton created an additional 1 percent of units (28 total units) that count on the SHI, then it 

would be eligible for a two-year certification.  

 

Producing 14 SHI-eligible homes in one calendar year would make the Town of Hamilton eligible 

to receive certification of this HPP for one year. This means that the Zoning Board of Appeals could 

have more authority to deny 40B Comprehensive Permit applications or impose conditions (safe 

harbor).  

 

  

84 

744 

885 

2,783 

194 

 -  500  1,000  1,500  2,000  2,500  3,000

Reaching 10%

Low/Moderate-Income Households Spending Too
Much for Housing in Hamilton (2017 ACS Estimates)

Low/Moderate-income Households in Hamilton (2017
ACS Estimates)

Total Year-Round Homes (2010 US Census)

Additional Homes Needed to Reach 10%

Hamilton needs 194homes to reachstate's 10% goal
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Hypothetically speaking, if Hamilton were to achieve the minimum annual rate of production 

every year, this rate of production would create a total of 70 units over 5 years (the term of this 

HPP). Although this rate meets the stateôs minimum annual housing production goal to obtain 

Housing Production Plan certification, it would not produce the 194 new units needed to reach 

ten percent of total year-round housing units.   

 

Note: When the 2020 US Census figures are released, the number of required SHI units to meet 

10 percent is anticipated to change. The 2010 US Census counted 2,783 housing units in 

Hamilton. Per the 2017 5-year ACS estimates, there are roughly 2,978 housing units. While this 

figure is only an estimate, it is likely that Hamiltonôs number of year-round housing units has 

increased since 2010 which will require a greater number of SHI units to meet the stateôs 10 

percent goal. When the 2020 figures are released, the town may want to consider updating this 

plan.  

Housing Goals 
Hamiltonôs housing goals go beyond the minimum requirements to produce homes that are 

eligible for the inclusion on the SHI. Hamiltonôs needs include the need for affordable housing 

but also for expanded housing options for a variety of household types and households with a 

variety of income levels, from low/moderate (income at or below 80 percent AMI) to middle 

(income at or below 100 percent AMI).   

 

The following housing goals are based on input from the concurrent planning process to update 

the housing element of Hamiltonôs Master Plan. This process included two community forums, a 

community survey, and focus groups.  

 

The goals of this plan are consistent with the goals of the updated Housing element of the Master 

Plan. In addition, this plan includes the specific housing production goal that pertains to the state 

requirements for Housing Production Plans (goal #1).   

 

In addition, the goals of this plan are consistent with the Comprehensive Permit Regulations (760 

CMR 56) as required for Housing Production Plans:  

 

The HPP shall address the matters set out in the Departmentôs guidelines, including: 

 

1. a mix of types of housing, consistent with local and regional needs and feasible within 

the housing market in which they will be situated, including rental, homeownership, and 

other occupancy arrangements, if any, for families, individuals, persons with special 

needs, and the elderly; 

 

2. a numerical goal for annual housing production, pursuant to which there is an 

increase in the municipalityôs number of SHI Eligible Housing units by at least 0.50% of 

its total units (as determined in accordance with 760 CMR 56.03(3)(a)) during every 

calendar year included in the HPP, until the overall percentage exceeds the Statutory 

Minimum set forth in 760 CMR 56.03(3)(a).  
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1) Support the creation of 70 or more low/moderate income (LMI) homes over 

five years that will qualify for the stateõs Subsidized Housing Inventory (SHI).  

 

2) Encouraging a mix of housing types that are financially attainable to and 

accommodate changing needs for smaller housing units, accessible units, as 

well as rental options to attract new residents and retain existing residents of 

all ages and abilit ies. 

 

3) Balance Hamiltonõs need for diversified housing production with its existing 

small -town  feel, smaller -scaled and well -designed housing development, and 

adaptive reuse of existing buildings, including estate properties.  

 

4) Promote housing in locations that will minimize impacts on existing open 

space, natural resources, and scenic views , inclu ding through creative site 

planning, adaptive reuse of existing buildings, and in areas that are already 

developed.  

 

5) Maximize existing town resources to support the creation of more financially 

attainable housing options.  

 

6) Preserve existing units that count towards Hamiltonõs Subsidized Housing 

Inventory (SHI).   



 

TOWN OF HAMILTON HOUSING PRODUCTION PLAN 2019-2024 19 

Housing Strategies  
The following strategies support the housing goals, listed above. The strategies include zoning 

updates; policies and programs, implementation capacity, and site-specific strategies.  

 

In addition, the following strategies comply with the requirements of the Comprehensive Permit 

Regulations (760 CMR 56).  

 

The HPP shall address the matters set out in the Departmentôs guidelines, including an 

explanation of the specific strategies by which the municipality will achieve its housing 

production goal, and a schedule for implementation of the goals and strategies for 

production of units, including all of the following strategies, to the extent applicable: 

 

1. the identification of zoning districts or geographic areas in which the municipality 

proposes to modify current regulations for the purposes of creating SHI Eligible Housing 

developments to meet its housing production goal; 

 

2. the identification of specific sites for which the municipality will encourage the filing 

of Comprehensive Permit applications; 

 

3. characteristics of proposed residential or mixed-use developments that would be 

preferred by the municipality (examples might include cluster developments, adaptive re-

use, transit-oriented housing, mixed-use development, inclusionary housing, etc.); 

 

4. municipally owned parcels for which the municipality commits to issue requests for 

proposals to develop SHI Eligible Housing; and /or 

 

5. Participation in regional collaborations addressing housing development. 

 

ZONING UPDATES 

1) Improve the effectiveness of the Open Space and Farmland Preservation 

Development (OSFPD) provisions to better protect open space, farmlands, 

natural resources, and scenic vistas.  

Á Consider amendments to simplify the requirements overall.  

Á Consider allowing wetlands to count toward the open space requirement and provide 

greater density bonuses to encourage more financially-attainable and flexible housing 

options. 

Á Consider streamlining the review process and reaching community open space and 

housing goals more effectively by replacing the existing Open Space and Farmland 

Preservation Development zoning provisions with Natural Resources Protection 

Zoning (NRPZ) regulations that allow cluster development by right and requires a 

special permit for conventional subdivisions. Flipping the provisions in this way can 

be powerful way to encourage open space conservation over sprawl development. 
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Á Consider adding a density bonus for affordable housing beyond the minimum that 

would be required per Section 8.7.3 Inclusionary Housing4 as a fourth Public Benefit 

Incentive per Section 8.1.22. Currently the following three incentives are listed: 1) 

additional common open space; 2) housing for older persons; and 3) limited public 

access to common open space. 

Á Consider permitting cottage housing through the OSFPD or NRPZ. In 2017, the 

Planning Board proposed a zoning amendment to permit Cottage Housing by special 

permit. This proposal did not receive the supermajority approval required by Town 

Meeting (November 4, 2017). Cottage housing can provide a housing alternative that 

is particularly attractive to households looking to downsize and can provide small unit 

options that are congruent with a small town development pattern. In addition, the 

Fiscal Impact Analysis performed as part of the Master Plan update 

(contemporaneous with this HPP planning effort), indicates that cottage housing 

could provide a net positive fiscal impact (tax revenue generated could cover costs of 

town services and infrastructure).  

 

2) Improve the effectivenes s of the Estate Overlay District to encourage the 

preservation and adaptive reuse of estate homes to provide housing options in 

these existing buildings including apartments, condos, and congregate or other 

shared housing options.  

Á Allow more housing units to be created on estate properties including the main estate 

house, accessory buildings, and in new buildings on the site.  

Á Remove the restriction requiring a maximum unit size of two bedrooms as this raises 

fair housing issues. 

Á Allow residential densities that are adequate to enable developments/redevelopments 

that are both feasible and can have neutral or positive fiscal impacts. 

Á Consider adding a density bonus for affordable housing beyond the minimum that 

would be required per Section 8.3 Inclusionary Housing. 

 
4 Section 8.3 Inclusionary Housing requires that all developments involving the creation of ten or more dwelling units or lots for residential use 
provide one unit for every ten be an Affordable Housing Unit.  

HOW STRATEGY #1 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION 

The OSFPD provisions do not currently require or incentivize affordable housing inclusion in 

an OSFP development, however if the project resulted in at least 10 units, the Inclusionary 

Housing provisions would apply. Furthermore, if the town adopted the amendments 

recommended here, it is possible that developments permitted through the OSFP (or new 

NRPZ regulations), could produce more SHI-eligible affordable homes through an attractive 

density bonus. The extent of the effect of this type of bylaw is largely dependent on market 

forces and availability of property in addition to the financial feasibility and attractiveness of 

the zoning incentives.  

Target # SHI-Eligible Homes over FY2020-2024: 5 
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3) Consider amending the R -1a, R-1b, and B zoning districts to allow two -family 

and townhouses by special permit with design review from the Planning Board 

to allow development of more residential options. 5 

Á Two-family houses (also known as duplexes) and townhouses provide alternatives to 

single-family houses at a scale that can be complementary to existing low-density 

suburban residential neighborhoods.  

Á According to Hamilton Assessorôs database, as of Fiscal Year 2019, there are a total 

of 41 existing two-family houses in Hamilton (82 units), most (31 properties/62 units) 

are located in the R-1a district; 7 two-family houses (14 units) located in the R-1b 

district; 2 houses/4 units in the RA district; and 1 house/2 units in the B district. 

Á Due to the importance of design to ensure that the scale, massing, site design, and 

architectural expression harmonizes with existing neighborhood character, we 

recommend that the Planning Board serve a design review function (or delegate to a 

specialized design review advisory committee) in the special permit review supported 

by visually-illustrative design guidelines.  

 

 

 

 

 
5 The existing zoning bylaw does not permit new two-family or town-houses as an allowed use in the any of the base zoning districts (R-1a, R-
1b, RA, and B). Conversion of existing single-family houses that existed as of 1954 to a two-family is permitted through a special permit from 
the Zoning Board of Appeals. Furthermore, town houses (up to 4 units per building) and multi-family dwelling (up to 6 units per building)are 
permitted by special permit from the Planning Board per the Open Space and Farmland Preservation Development provisions and two-family, 
semi-attached, three-family, four-family, townhouse, and multi-family dwellings are permitted by special permit from the Planning Board. 

HOW STRATEGY #2 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION 

The provisions of the bylaw do not currently require or incentivize affordable housing 

inclusion in the Estate Overlay District development, however if a development resulted in 10 

or more units, the Inclusionary Housing provisions would apply. Therefore, if the Estate 

Overlay District provisions were improved, it could result in more 

development/redevelopment efforts that result in Inclusionary Housing units.  

Target # SHI-Eligible Homes over FY2020-2024: 4 

STRATEGY #3 DOES NOT DIRECTLY ADDRESS GOAL #1 FOR HOUSING PRODUCTION 

The provisions of the amendments to permit two-family and townhouses in the base zoning 

districts would not directly create units that are eligible for the Subsidized Housing Inventory. 

However, this strategy would help to address other housing goals, including Goal #2 to 

encourage a mix of housing types . . .  

Target # SHI-Eligible Homes over FY2020-2024: 0 
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4) If at some point in the next five years, the Town decides to consolidate schools 

and surplus the Winthrop School in the future, consider adopting a 40R district 

that includes the Winthrop School property.  

Á Due to its location near the commercial area and the commuter rail station, the 

Winthrop school appears to be an eligible location for a Smart Growth Zoning 

Overlay per MGL 40R.  

Á A 40R can provide substantial financial benefits to the municipality including 

incentive zoning and bonus payments and 40S (reimbursement of school costs) to 

help incentivize reuse of the school if at a time in the future this school property is 

surplus. 

 

Town Staff and the Planning Board feel it is important to convey the higher level of difficulty 

that would be associated this project. It must be understood that a Winthrop School Property 

redevelopment would be a multi-year, two-town surplusing effort with a significant project cost 

given the location. The project is considered significantly difficult.  

 

5) Perform a zoning audit to determine any legal issues relative to compliance 

with state  and federal fair housing laws and revise zoning bylaw accordingly.  

Á Hamiltonôs zoning bylaw may have some fair housing issues.  

Á One that has come to the townôs attention recently is Section 8.2.5, a section of the 
Senior Housing provisions that prohibits any residents 18 years or under living in a 

senior housing development. The town has amended this provision to be in 

compliance. 

Á In addition, Hamiltonôs zoning bylaw also restricts the number of bedrooms in 

housing units in multiple sections, which raises fair housing concerns.6 

 
6 For example, Section 3.6.3 of the Accessory Apartment provisions limit units to one bedroom; Section 8.2.16 of the Senior Housing provisions 
limit units to 2 bedrooms maximum; and Section 9.4.16 of the Estate House Adaptive Reuse provisions limit units to 2 bedrooms maximum. 

HOW STRATEGY #4 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION 

A 40R district requires that a minimum of 20 percent of total housing units be affordable 

SHI-eligible units. Depending on the density yield of a redevelopment/conversion of a site 

such as the Winthrop School, development/re-use at this site could yield more or less SHI-

eligible units. The 40R overlay provisions would require a minimum density of 20 units per 

acre. If the development site were 3 acres (subdivided from the larger 12-acre property), the 

total units would be a minimum of 60, with 12 affordable units. However, if the development 

were rental with at least 25 percent affordable units, then the total units developed would be 

SHI-eligible (both market rate and affordable units). The estimate below reflects this 

hypothetical scenario only for purposes of estimating possible housing production to meet 

the production goal of this plan. 

Target # SHI-Eligible Homes over FY2020-2024: 60 



 

TOWN OF HAMILTON HOUSING PRODUCTION PLAN 2019-2024 23 

 

POLICIES AND PROGRAMS  

6) Integrate housing development strategies with the townõs Open Space and 

Recreation Plan (OSRP) to ensure protection of the Townõs priority open space 

properties as identified through the OSRP.  

Á Hamiltonôs draft 2015 Open Space and Recreation Plan identifies five goals ï  

o Preserve and enhance open space and scenic qualities 

o Protect water resources 

o Protect wildlife habitat 

o Support agriculture and forestry 

o Preserve, maintain, and enhance trail system and passive recreation facilities 

Á Balancing development with preservation goals is critical to continue protecting 

Hamiltonôs natural resources, scenic qualities, and small-town character.  

Á To achieve such a balance, all public consideration of local housing initiatives, 

including utilization of Hamilton Affordable Housing Trust funds, Community 

Preservation Act funds, and other local funds, as well as amendments to zoning 

provisions to promote development of housing options, will need to carefully weigh 

impacts and identify conflicts with the townôs Open Space goals and priorities. 

Á Likewise, as the Open Space and Recreation Plan is updated, integrate a balanced 

approach that aligns the townôs open space goals and priorities with housing goals 

and priorities.  

 

7) Reconsider wastewater solutions, such as small -scale onsite treatment plants, 

to support increased residential development downtown and in the Willow 

Street Overlay District or other areas identified for higher density development.  

Á In the past, the town has studied and considered wastewater options for the downtown 

area to support economic development and housing goals.  

STRATEGY #5 DOES NOT DIRECTLY ADDRESS GOAL #1 FOR HOUSING PRODUCTION 

Amending the zoning bylaw to ensure legal compliance would not directly produce any SHI-

eligible housing. 

Target # SHI-Eligible Homes over FY2020-2024: 0 

STRATEGY #6 DOES NOT DIRECTLY ADDRESS GOAL #1 FOR HOUSING PRODUCTION 

Integrating housing development strategies within open space planning considerations would 

not directly produce any SHI-eligible housing, but would help to address other housing goals 

including Goal 4 to promote housing in locations that minimize impacts on existing open 

space, etc.    

Target # SHI-Eligible Homes over FY2020-2024: 0 
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Á Reconsidering wastewater solutions would support the goals of this plan by 

expanding the opportunity creating housing near the commuter rail station and around 

downtown and would support economic development goals as well. 

 

8) Pursue the conversion of available town properties to housing, where possible.  

Á Working closely with the townôs Finance Department and Treasurer to maintain an 

ongoing and current tax title inventory. This is an important step to identifying 

potential development or redevelopment opportunities. The inventory should be 

updated at least annually or semi-annually and properties evaluated as potential 

redevelopment or development opportunities.  

Á The Hamilton Affordable Housing Trust and town staff can play an important role to 

track properties and ultimately foster and fund development of affordable housing on 

town-owned property through feasibility assessments, developer selection, and 

development subsidies. 

 

9) Create a first -time homebuyer program to utilize ex isting housing stock as 

permanently affordable housing  by assisting income -eligible buyers to write -

down the cost of a mortgage when they are buying a home .  

Á Many communities run local first-time homebuyer programs, including buy-down 

programs. This is an eligible use of Community Preservation Act funds.  

Á A buy-down program converts existing houses or condos to affordable units and 

protects the affordability with a deed restriction and allows income-eligible 

households to purchase a house or condo with local subsidies to write-down the costs 

of a mortgage so that the household pays typically no more than 30 percent of its 

annual income for housing costs.   

Á To count these units as affordable units on the stateôs Subsidized Housing Inventory, 

the programôs guidelines and marketing plan must meet with the requirements of the 

STRATEGY #7 DOES NOT DIRECTLY ADDRESS GOAL #1 FOR HOUSING PRODUCTION 

Although wastewater solutions in and of themselves would not directly produce housing, it 

could increase opportunities for development or redevelopment in the downtown area.  

Target # SHI-Eligible Homes over FY2020-2024: 0 

HOW STRATEGY #8 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION 

Surplused town property and tax foreclosed properties can provide opportunities for local 

initiatives to develop or redevelop/reuse properties to create affordable housing. It is 

difficult to predict these opportunities from year to year, especially opportunities that tax 

foreclosed properties may provide. However, it may be realistic to hypothesize that one or 

two properties could become available over the next five years to create a few affordable 

units either as single-family houses, duplexes, townhouses, or multi-family houses, 

depending on the property location and characteristics.  

Target # SHI-Eligible Homes over FY2020-2024: 2 
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Department of Housing and Community Development (DHCD) under the stateôs 

Local Action Unit program. Specifically, the units must be restricted with a 

permanent deed restriction, affirmatively and fairly marketed, and comply with 

DHCDôs resident selection criteria. 

Á With Hamiltonôs somewhat lower home values compared with other communities in 
the region, a homebuyer program could be feasible. The town collects about $450,000 

of total annual CPA funds (which will increase with the passage of the 2019 

amendments to MGL c.44B to increase the revenue collected for the State 

Community Preservation Trust fund through fees at the Registry of Deeds) in addition 

to a CPA Housing reserve that has accumulated to a balance of $197,0007 and a 

Hamilton Affordable Housing Trust Fund balance of $450,0008. CPA and Trust funds 

could potentially provide a reliable funding source for a homebuyer program.9  

Á With a gap of about $250,000 (difference between the approximate sales price a 

household of four at 80 percent of the Area Median Income could afford and 

Hamiltonôs 2018 median sales price), Hamilton may consider funding one or two 

homebuyer units annually. 

 

10) Work with DHCD through MGL Chapter 40 T or other programs to assist with 

SHI unit preservation.  

Á Negotiate refinancing to secure long-term deed restrictions, potentially leveraging CPA 

or HAHT funds as needed (CPA eligible).  

Á Work closely with current property owners to preserve existing affordability or 

coordinate a sale through 40T either to the town or a third party that agrees to preserve 

the existing affordability. 

 
7 Balance provided by Dorr Fox, CPA Coordinator, via email on May 5, 2019 

8 Balance provided by Dorr Fox, HAHT Coordinator, via email on May 5, 2019 

9 The Planning Director notes that the CPA funds are competitive and will continues to be so because there are plans to improve town hall and 
the Patton homestead properties plus paying off debt for open space acquisitions.  

HOW STRATEGY #9 ADDRESSES GOAL #1 FOR HOUSING PRODUCTION 

Homebuyer programs, although an expensive option to fund locally, can produce one or two 

SHI-eligible ownership units per year, depending on the level of subsidy available and 

capacity for local program administration.   

Target # SHI-Eligible Homes over FY2020-2024: 5 

HOW STRATEGY #10 ADDRESSES GOAL #6 FOR HOUSING PRODUCTION 

Six of Hamiltonôs 84 current units listed on the Subsidized Housing Inventory (SHI) have 

quickly approaching affordability expirations (2021). This strategy directly addresses goal #6 

by working to preserve the affordability of these units (Asbury Woods) to maintain 

Hamiltonôs current number of SHI-eligible affordable units. 
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IMPLEMENTATION CAPACITY 
The following strategies would work to support the local initiative and regulatory strategies 

listed above and would not necessarily produce SHI-eligible housing directly, but all can support 

efforts for housing production.  

 

11) Sustain dedicated and expe rienced town staff to continue coordination of the 

townõs housing efforts and entities. 

Á Professional town staff serves to coordinate and provide technical and administrative 

support to the Hamilton Affordable Housing Trust and the Hamilton Development 

Corporation. This position serves an important role to support local housing and 

economic initiatives in Hamilton in addition to the technical expertise provided by the 

Director of Planning and Inspections.  

Á Sustaining this level of professional capacity is critical to the effectiveness of the 

townôs efforts to implement community priorities as established through this planning 

effort. 

12) Increase allocation of CPA funds and strategically utilize Housing Trust funds 

to create community and affordable housing to support local initiatives, such as a 

homebuyer program recommended above.  

Á As Hamiltonôs Community Preservation fund benefits from the additional State Trust 

Fund distributions resulting from the 2019 statutory amendments, the town is in an 

optimal position to allocate a greater share of funding to implement community 

priorities as established through this planning effort.  

13) To further its mission to support planned economic development and improve 

sites in the downtown area 10 including for residential purposes, support the 

Hamilton Development Corporation (HDC) to foster new housing development in 

and near downtown, such as with allocation of CPA funds for housing 

development.   

Á As a publicly-chartered organization formed by the citizens of Hamilton, the HDC is 

empowered to ñaid the town, private enterprises and nonprofit organizations, and 

other public agencies in the speedy and orderly development or redevelopment of 

unused, underused or underdeveloped areas and in the development, operation, and 

management of facilities and infrastructure necessary to support the economic vitality 

of the development zone.ò11  

 
10 Per enabling legislation (Chapter 151) for Hamilton Development Corporation the allowed development area consists of areas zoned Business 
Zone B and zoned commercial overlay districts.  

11 An Act Relative to the Hamilton Development Corporation, 2012: https://www.hamiltonma.gov/wp-content/uploads/2017/02/Enabling-
Statute.pdf   

https://www.hamiltonma.gov/wp-content/uploads/2017/02/Enabling-Statute.pdf
https://www.hamiltonma.gov/wp-content/uploads/2017/02/Enabling-Statute.pdf
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14) Continue regional participation in the North Shore HOME Consortium.  

Á Hamilton is part of the North Shore HOME Consortium, which is administered by the 

City of Peabody. HUD distributes funds based on a specified formula considering a 

wide variety of housing and population circumstances. HUD also bridges connections 

among a network of housing professionals, resources, and technical assistance.  
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Site/Area-Specific Strategies: 
 

I. DOWNTOWN 
Loc ID: Various 
Address: Various 

Acres: Approximately 90 acres (includes 

residential neighborhood to the West of 

the Business District) 

Owner: Various 

Zoning: Residence R-1A 

 

ñDowntown Hamiltonò is largely 

associated with Hamiltonôs Business 

District, which comprises 57 parcels 

from the Wenham town line North along Bay Road, bounded to the West by Willow Street, to 

the North by Asbury Street, and includes the commercial complex, Cumberland gas station, and 

two small business establishments around the Bay/Walnut Road intersection (see image above). 

The Business District is surrounded by residential neighborhoods  

(R-1A district) with higher density than the rest of Hamilton and abuts the Wenham/Hamilton 

commuter rail station. This geographic area is well-suited for transit-oriented development 

(TOD), which often includes higher density mixed-use development around central transit hubs 

and near local amenities.  

 

One significant limitation on development in 

Hamiltonôs downtown is its minimal infrastructure 

capacity, most particularly sewer. Hamilton is entirely 

dependent on private septic systems, which are 

generally well-suited for individual homes or 

businesses in low density and cannot accommodate 

large or higher density commercial or residential uses. 

 

While the downtown area does have potential for 

redevelopment sites, it is fairly built-out which can limit 

opportunities for additional development based on 

landownersô intentions and ownership turnover. The only open space restrictions in this area are 

a) next to the Public Library (limited restriction) and b) Patton Park and the Myopia Hunt Club 

to the North (in perpetuity). 

 

Recommendations: 

Á Wastewater solutions 

Á HDC leadership/TOD 

Town Staff and the Planning Board feel it is 

important to convey the higher level of 

difficulty that would be associated this 

project. It must be understood that, as an 

option, Downtown development projects 

would present significant difficulty given 

limited available land, small parcel size, and 

wastewater (septic) limitations. A sizeable 

affordable housing project within 

Downtown Hamilton would be considered 

significantly difficult.

Sources: Mass. Interactive Property Map, accessed 

8/14/19; OLIVER MassGIS mapping tool, accessed 
8/14/19 

Sources: Mass. Town of Hamilton Zoning Map; Google Maps, 

accessed 8/14/19 



 

II. WINTHROP SCHOOL 
Loc ID: M_251686_929330 

Address: 325 Bay Road 

Acres: 14.8 

Owner: Town of Hamilton 

Zoning: Residence R-1A 

 

Just around the corner from Hamiltonôs 

downtown Business District, the Winthrop 

Elementary School lies within the R-1A 

District on the Southeast side of Bay Road 

and across from Patton Park. Through conversations 

with town officials and the public, we learned that the 

town has considered consolidating two of its local 

elementary schools, leaving the Winthrop School 

available for potential redevelopment ï an option that 

was highly supported at both community forums for 

housing development. Through further conversation 

with town officials, it became evident later in the 

project process that this consideration is not eminent 

but still a possibility for the long-term future.  

 

The Winthrop School site is particularly opportunistic 

for redevelopment as it is very close to Hamiltonôs 

downtown and commuter rail station. This makes it a 

prime location for a potential 40R mixed use overlay zoning district ï enabling state legislation 

that incentivizes TOD housing development and the production of affordable housing, including 

funding incentives.  

 

There are no environmental, open space, or other restrictions at this site, although infrastructure 

capacity will need to be analyzed, including wastewater and sewer. 

 

While this site resulted as a high priority through this planning process with potential for future 

housing development, there has been significant community pushback during previous planning 

efforts and community events around potential development at this site. A surplus and 

redevelopment of this site would require approval from both Hamilton and Wenham as well as 

the School Committee and would require significant planning and fund allocation.   

 

Recommendations:  

Á Reuse and redevelopment  

Á Consider 40R ï alternatively could be locally-initiated 40B or zoning overlay 

Town Staff and the Planning Board feel it is important to convey the higher level of difficulty 

that would be associated this type of project. It must be understood that, as an option, a Winthrop 

School property redevelopment would be an expensive, multi-year, two-town undertaking. This 

project would be considered significantly difficult. 

Source: Mass. Interactive Property Map, accessed 

8/14/19 

Sources: Google Maps, accessed 8/14/19 
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III. GORDON CONWELL SEMINARY 
Loc ID: M_253870_929290 and M_253550_929529 

Address: 130 Essex Street 

Acres: 122.25 

Owner: Gordon Conwell Theological Seminary Inc. 

Zoning: Residence R-1B 

 

The Gordon Conwell Theological Seminary owns a 

significant amount of land in South Hamilton 

between Miles River Road and Bridge, Woodbury 

and Essex Streets. While the seminary campus 

comprises part of the land, there is substantial 

potential for additional housing development for 

Hamilton residents. This site is particularly 

opportunistic because the owners have expressed 

interest in and have engaged in discussions with the 

town and private developers to set aside 

approximately 20 acres for the purpose of creating 

new housing, particularly 40B. However, past 

discussions have not yet lead to anything 

conclusive.  

 

This property is in a Zone of Contribution to a 

public supply well. While the well is not currently 

in use, this siteôs location does limit the number of 

bedrooms allowed on site. 

 

There are no environmental, open space, or other 

restrictions at this site, although infrastructure 

capacity will need to be analyzed, including 

wastewater and sewer.  

 

Recommendation: 

Á Work with the Seminary/property 

owner/developer as appropriate through the 

Comprehensive Permit review process to 

consider development options that will meet the ownerôs needs, help to meet Hamiltonôs 

housing needs and the production goals of this plan, while mitigating neighborhood 

impacts. 

Town Staff and the Planning Board feel it is important to convey the lower level of difficulty 

associated with this project. The difficulty factor of undertaking a project at the Gordon Conwell 

Theological Seminary owned parcel is relatively limited as there is a willing seller and the site is 

of considerable size (19.,75 acres). Some site grade and neighborhood opposition exist. 

  

Source: Gordon Conwell Theological Seminary website, 

accessed 8/14/19 

Source: Mass. Interactive Property Map, accessed 

8/14/19 
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IV. CHEBACCO WOODS & LAKE AREA 
Loc ID: M_254986_928362, 

M_255292_928314, and M_255263_928133 

Address: 133 Essex Street 

Acres: 63.7 

Owner: Country Squire Realty Inc.; Town of 

Hamilton 

Zoning: Residence R-1B 

 

This site, nestled between the Chebacco 

Woods and the intersection of Essex Street 

and Chebacco Road, is another opportunity 

area for housing development. This area, 

comprised of one large private parcel and two 

small town-owned parcels, is partially 

surrounded by residential neighborhoods and 

is currently underutilized (vacant land).  

 

This area does have some wetland in addition 

to one certified vernal pool (indicated by the 

star on the map above) ï both of which have 

designated protections and development 

restrictions (see Chapter 6, Environmental 

Constraints). There are no other 

environmental, open space, or other 

restrictions at this site, although infrastructure 

capacity will need to be analyzed, including 

wastewater and sewer. 

 

Recommendation: 

Á Actively work with property owner as appropriate to make aware of zoning Natural 

Resources Protection Zoning provisions that (as revised per the recommendation in this 

HPP) could help produce clustered and cottage-style housing. 

Town Staff and the Planning Board feel it is important to convey the lower level of difficulty 

associated with this project. The difficulty factor of undertaking a project at this location is 

considered relatively limited as the site is available for sale and a sizeable portion of the site is 

buildable. 

  

Area is approximate 

 

Sources: Google Maps, accessed 8/14/19 

Source: Mass. Interactive Property Map, accessed 

8/14/19 
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V. ASBURY STREET 

Loc ID: M_249944_931051and 

M_249959_931141 

Address: 436/434 Asbury Street 

Acres: 4.76  

Owner: Philip Marcorelle 

Zoning: Residence R-1B 

 

This site is currently under consideration for 

a Habitat for Humanity project, which 

would produce seven affordability-restricted 

units. The Hamilton Affordable Housing 

Trust (HAHT) anticipates requesting CPA 

funding at fall town meeting to support this 

project.  

 

These properties abut Ipswich River 

Wildlife Sanctuary land, which is 

predominantly wetlands and susceptible to 

flooding.12 However, these factors do not 

currently encroach on the properties 

discussed and will likely not significantly 

impact their development potential. There 

are no additional known restrictions or 

challenges for housing development at this 

site.   

 

Recommendation: 

Á Continue to work with Habitat for 

Humanity and the current property 

owner to ensure the successful planning and implementation of this project. The HAHT 

should maintain momentum on the project to secure funding and move forward with the 

process as planned.  

Town Staff and the Planning Board feel it is important to convey the lower level of difficulty 

associated with this project. The difficulty factor of undertaking a project at this location is 

relatively limited since the site is (presently) under agreement for affordable housing 

development by a project developer. 

  

 
12 C9a! ŦƭƻƻŘ ƳŀǇǎΣ hƭƛǾŜǊΥ aŀǎǎDL{Ωǎ ƻƴƭƛƴŜ ƳŀǇǇƛƴƎ ǘƻƻƭΣ ŀŎŎŜǎǎŜŘ {ŜǇǘŜƳōŜǊ нрΣ нлмфΦ 
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Action Plan 
The Hamilton Municipal Affordable Housing Trust, having spearheaded this planning effort, will 

be the natural entity to oversee all aspects of its implementation and to provide regular updates 

on progress to the Board of Selectmen and Planning Board. The matrix below provides more 

specific assignment to the responsible entity, supporting entity, and timeframe to implement each 

housing strategies. 

 

# Housing Strategies 

F
Y

2
0
2

0 

F
Y

2
0
2

1 

F
Y

2
0

2
2
 

F
Y

2
0

2
3
 

F
Y

2
0

2
4
 

Responsible 

Entit ies 

Supporting 

Entities 

1 

Improve the effectiveness of the OSFPD provisions to 

better protect open space, farmlands, natural resources, 

and scenic vistas         

Planning & 

Zoning Boards; 

town staff 

HAHT; BOS 

2 

Improve the effectiveness of the Estate Overlay District 

to encourage the preservation and adaptive reuse of 

estate homes to provide housing optionsé          

Planning & 

Zoning Boards; 

town staff 

HAHT; BOS 

3 

Consider amending the R-1a, R-1b, and B zoning 

districts to allow two-family and townhouses by special 

permit with design reviewé           

Planning & 

Zoning Boards; 

town staff 

HAHT; BOS 

4 

Consider adopting a 40R district that could include the 

Winthrop School property (dependent on surplus 

decision) 

 TBD  

  

  

Planning & 

Zoning Boards; 

town staff 

HAHT; BOS 

5 

Perform a zoning audit to determine any legal issues 

relative to compliance with state and federal fair housing 

laws and revise zoning bylaws accordingly           

Planning & 

Zoning Boards; 

town staff 

HAHT; BOS 

6 
Integrate housing development strategies with the 

townôs OSRPé 
          

HAHT; town 

staff 

 Planning & 

Zoning 

Boards;  

7 

Reconsider wastewater solutions to support increased 

residential development downtown and in the Willow 

Street Overlay District or other areas identified for 

higher density development 
          

Town staff HAHT; BOS 

8 

Pursue the conversion of available town properties (and 

other potential sites identified in this plan) to housing, 

where possible      

HAHT; town 

staff 
BOS 

9 

Create a first-time homebuyer program to utilize 

existing housing stock as permanently affordable 

housing      

HAHT 
Town staff; 

BOS 

1

0 

Work with DHCD through MGL Chapter 40T or other 

programs to assist with SHI unit preservation      

HAHT, town 

staff 
CPC 

1

2 

Increase allocation of CPA funds and strategically 

utilize Housing Trust funds to create community and 

affordable housingé 
     

HAHT; CPC 
Town staff; 

BOS 

Strategies 11, 13 and 14 (implementation capacity) should be considered as ongoing efforts which will require careful attention and accountability 
by key actors, and coordination with partners, including the HAHT, town staff, the CPC, the HDC, and the North Shore HOME Consortium. 

 

HAHT= Hamilton Affordable Housing Trust; BOS = Board of Selectmen CPC = Hamilton Community Preservation Committee 
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Chapter 3: Implementation Capacity 

Overview 
For a small town, Hamilton has a fair amount of capacity to implement housing initiatives 

including a Municipal Affordable Housing Trust, a local housing authority, a local development 

corporation, professional staff, and Community Preservation Act funds. The town is also a 

member of the North Shore HOME Consortium. Over the past few decades, it is notable that 

town leaders have proactively expanded Hamiltonôs capacity to implement housing initiatives 

with awareness of the needs and benefits of creating greater housing options in the community. 

Resources and Governing Entities 
HAMILTON AFFORDABLE HOUSING TRUST (HAHT) 
Established in 2005 and adopted under the stateôs Municipal Affordable Housing Trust Fund 

Law (MGL c.44 s.55C), the Hamilton Affordable Housing Trust is designed to: 

 

a) Purchase or improve land for low-or-moderate-income housing. 

b) Acquire, redevelop or convert existing nonresidential structures for low-or-moderate-

income housing. 

c) Develop and construct new dwelling units for purchase or rental by low-or-moderate-

income housing purchasers or tenants. 

d) Purchase rights of first refusal to acquire existing dwelling units for sale or rental to low-

or-moderate-income households. 

e) Provide grants, low-interest loans or deferred payment loans to assist low-or-moderate-

income homebuyers to purchase a home in the town of Hamilton.   

 

The HAHT has identified or pursued several sites for affordable housing consideration in recent 

years. Of these sites, some have hit political roadblocks and or have yet to be actively explored 

or pursued. The Affordable Housing Trust is an important resource to support the production of 

affordable housing in Hamilton. As of June 2019, the Trust Fund balance was approximately 

$450,000, after obligations.13 The HAHT expects to soon receive an additional $400,000 in 

compensation funds from the Canterbrook development project, as stipulated by the townôs 

Inclusionary Zoning provision. 

 

HAMILTON HOUSING AUTHORITY  
Hamiltonôs Housing Authority, enabled by MGL Chapter 121B, Section 3, currently manages 

forty senior/non-elderly disability units, twelve independent living rooms and seven family units. 

The Housing Authority is also an important resource to pursue potential housing opportunities 

and to support the production of affordable housing in Hamilton. 

 

  

 
13 Balance provided by Dorr Fox, HAHT Coordinator, via email on May 5 and 19, 2019 
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HAMILTON DEVELOPMENT CORPORATION 
Hamiltonôs Development Corporation ï a resident committee established in 2012 ï is tasked 

with providing supplemental support for prosperous and sustainable development and growth 

within the Downtown Business District. Such actions include but are not limited to feasibility 

and assessment studies; identifying, assessing and acquiring sites for development or 

redevelopment; producing and submitting development site plans; or identifying and improving 

infrastructure and facility needs.  

 

TOWN STAFF 
The town has a full-time Director of Planning and Inspections who provides technical expertise 

and administrative assistance to a number of town planning and development boards, including 

the Planning Board.  

 

METROPOLITAN AREA PLANNING COUNCIL  
The Metropolitan Area Planning Council (MAPC) is the regional planning agency that serves the 

101 cities and towns that make up Metropolitan Boston. Its mission is to promote smart growth 

and regional collaboration. Its regional plan, MetroFuture, guides its work to improve livability 

including the production of diverse and affordable housing.  

 

HOME FUNDS 
The U.S. Department of Housing and Urban Development (HUD) manages HOME, the federal 

housing program that distributes funds to regional consortiums for the purpose of producing 

affordable housing. Hamilton is part of the North Shore HOME Consortium, which is 

administered by the City of Peabody. HUD distributes funds based on a specified formula 

considering a wide variety of housing and population circumstances. HUD also bridges 

connections among a network of housing professionals, resources, and technical assistance. This 

funding resource can be leveraged to construct new affordable housing units, restore or improve 

existing units or provide rental assistance.14 

 

Hamilton has access to approximately $11,000 annually and has used two rounds of HOME 

funds to support a recent Habitat for Humanity project (FY17 and FY18). According to the 

Planning Director, in the current year, Hamilton received $16,857. 

 

COMMUNITY PRESERVATION ACT 
In 2005 Hamilton adopted the Community Preservation Act (CPA), implementing a 2% real 

estate tax surcharge to generate funds for specified CPA-eligible projects (historic preservation, 

open space and recreation, and community housing). At least ten percent of these funds must be 

allocated for community housing projects, with the potential for up to an additional sixty percent 

and opportunities to leverage other funding sources as well.  

  

 
14 North Shore Home Consortium: http://www.peabody-ma.gov/home%20consortium.html  

http://www.peabody-ma.gov/home%20consortium.html
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The 2018 CPA Plan states that Hamilton has collected approximately $6,905,106 since its 

adoption in 2005. A total of $1,728,141 has supported a variety of community housing projects 

including housing authority renovations and improvements, a Community Housing Coordinator 

position, Affordable Housing Trust projects, updating the housing element of Hamiltonôs Master 

Plan, constructing new affordable housing units, and others. CPA funds reserved for community 

housing projects are rarely depleted, indicating that this resource offers significant opportunities 

for affordable housing in Hamilton. As of June 2019, the current CPA Housing Reserve balance 

was $197,000 and an additional $47,500 is anticipated for FY2020.15 

  

 
15 Balance provided by Dorr Fox, CPA Coordinator, via email on May 5 and 19, 2019 
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Chapter 4: Demographic Profile 

Key Findings 
Á Hamiltonôs population trends are in contrast to the state, county, and surrounding 

communities. While they are all growing, Hamilton is declining. Loss of population that 

cannot be explained by regional trends, can be an indicator that the community is less 

accessible or desirable to newcomers and/or lacks options to accommodate current 

residents as they age.   

Á The age composition of Hamiltonôs population is anticipated to change with significantly 
fewer children and young and middle-age adults (0-54), and a growing population of older 

adults (65+). 

Á Hamiltonôs lower disability rates may indicate a need for more accessible and supportive 
housing options for people with disabilities, especially older adults, which may become a 

more pronounced need as the older adult population increases over the coming decades. 

Á The proportion of seniors living alone is higher in Hamilton (55 percent of total single-

person households) than in the county (43 percent), and state (41 percent).  

Á There is a mismatch between the size of the exiting housing stock and the size of 

households. Roughly 74 percent of units are three or more bedrooms while only 26 percent 

are two or less bedrooms, however 46 percent of households have only one to two people.16 

One possible reason that the amount and proportion of Hamiltonôs single-person 

households are declining, in contrast to the regional trends, is because the housing stock 

does not provide enough smaller-unit options. 

Á The estimated gap of income between Hamiltonôs renters and owners is greater than in the 
state, county, and most of the comparison communities. In Hamilton, estimated median 

renter income was $39,808, per the 2017 ACS, and estimated median owner income was 

$140,518 ï a gap of $100,710. This could indicate a lack of housing options marketable to 

higher-income renters. 

 
16 ACS 2013-2017, Table B25041. 
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Population and Household Trends 
POPULATION AND HOUSEHOLD CHANGE 
Hamiltonôs estimated population per the 2017 American Community Survey (ACS) is 7,991 

people ï a decrease of almost 4 percent since 2000 (US Census). The population of 

Massachusetts (state) and Essex County (county) both increased about 7 percent during that 

same time period. Among neighboring communities, Hamiltonôs population is the only 

community that decreased between 2000 and 2017.  

 

As illustrated below, Manchester grew approximately 2 percent in this time period, followed by 

Newbury and Boxford at 4 percent, Ipswich and Topsfield at 6 percent, Rowley and Essex at 13 

percent, and neighboring Wenham at 17 percent. 

 

HŀƳƛƭǘƻƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ǘǊŜƴŘǎ ŀǊŜ ƛƴ ŎƻƴǘǊŀǎǘ ǘƻ ǘƘŜ ǎǘŀǘŜΣ ŎƻǳƴǘȅΣ ŀƴŘ ǎǳǊǊƻǳƴŘƛƴƎ ŎƻƳƳǳƴƛǘƛŜǎΦ 

While they are all growing, Hamilton is declining. Loss of population that cannot be explained by 

regional trends may be an indicator that the community is less accessible or desirable to 

newcomers and/or lacks options to accommodate current residents as they age.   

 

It is also important to look at household composition. In Hamilton, more people tend to live 

together in one housing unit than experienced in the county or the state overall. The average 

family size in Hamilton increased less than 1 percent from 3.22 persons per family household in 

2000 to 3.25 persons per family household in 2017. The average household size for all household 

types in Hamilton increased at a higher rate (about 1.7 percent), with 2.87 persons per household 

(pph) in 2000 and approximately 2.92pph in 2017. As household sizes increase and the 

population decreases, the demand for new housing decreases. The average household size in 

Hamilton is higher than in the state and in the county. In the state, average household size 

increased from 2.51pph to 2.53pph (about 0.7 percent) from 2000 to 2017. In the county, average 

household size increased from 2.57pph to 2.6pph (about 1.2 percent). Further details regarding 

the size of households in Hamilton compared to the available housing stock are provided later in 

this chapter.  
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Change in Hamilton Household Characteristics, 2000-2017 

  2000 2010 2017 Estimate % Change from 2000-2017 

Population 8,315 7,825 7,991 -3.9% 

Households   2,668 2,692 2,677 <1% 

Households with individuals under 18 years 1,171 1,125 1,178 <1%% 

Single Person Households 420 422 408 -2.9% 

Average Household Size 2.87 2.83 2.92 1.7% 

Average Family Size 3.22 3.18 3.25 <1% 

Source: US Decennial Census 2000, 2010, ACS 2013-2017, S1101 

 

From 2000 to 2017 households with children under 18 years old decreased about by 3 percent in 

the state and about 2 percent in the county. Single households increased by less than 1 percent in 

the state and county.  

 

In Essex County, the number of households increased by almost 6 percent, while in Hamilton, 

the number of households increased by less than 1 percent. 

 

UMass Donahue Institute population projections indicate a continued decrease in Hamiltonôs 

population by more than 1,800 people from 2020 to 2035. However, UMass Donahue projections 

for 2010 and 2015 were below that reported in the US Decennial Census and 2017 ACS 

estimates. The 2010 UMass Donahue projections for Hamilton were 7,764 people, whereas the 

2010 Census counted 7,825 people; the projections for 2015 were 7,486, whereas the ACS 

estimated 8,102 people. Since ACS data is based on a population sample, the margin of error is 

relevant, especially for smaller geographies such as Hamilton. For example, the 2017 population 

estimate of 7,991 has a margin of error +/- 24 (meaning the estimated population is between 

7,967 and 8,015).  It is important to remember that many factors affect population change and 

cannot always be accurately predicted. The UMass Donahue projections are primarily based on 

rates of change for the years of 2005 to 2010, which was a period of relative instability and 

severe recession.17 The 

2020 Decennial Census 

will be a better indicator 

of population trends in 

Hamilton because the 

Census is based on a 

100 percent count of 

population.  

 

 

 

  

 
17 UMass Donahue Institute, Long-term Population Projections for Massachusetts Regions and Municipalities, March 2015. http://pep.donahue-
institute.org/downloads/2015/new/UMDI_LongTermPopulationProjectionsReport_2015%2004%20_29.pdf, accessed 8/4/17.  
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In addition, MAPCôs estimated population projections provide comparative information to 

consider against UMass Donahueôs projections. MAPC provides two versions of their 

projections, Status Quo and Stronger Regions. The Status Quo projection is based on the 

assumption that all current trends will continue. In contrast, the Stronger Regions projection is 

based on potential changes that could promote higher rates of growth, including how a given 

community chooses to create new housing opportunities, among other factors. Both of MAPCôs 

projections indicate slower and less drastic population declines than UMass Donahue (see chart 

below). Under the Status Quo scenario, MAPC predicts that Hamiltonôs population will decline 

to 7,512 in 2020 and to 7,276 in 2030 (an approximate decrease of 7 percent since 2010). Under 

the Stronger Regions scenario, MAPC predicts that Hamiltonôs population will decline to 7,606 

in 2020 and to 7,469 in 2030 (approximately 5 percent lower than in 2010).  

 

If the population declines to 7,469 in 2030 (MAPC Stronger Regions Scenario) and household 

size continues to increase by 1.74 percent to 2.97pph, there would be a need for roughly 2,514 

housing units, about 163 units less than the current estimated occupied non-seasonal housing 

units (2,677) per the 2017 ACS. 

 

 
 

Despite a possible decline in housing demand in Hamilton, the housing stock that exists might 

not meet the needs of current and future resident due to the expense, type, aging housing stock, 

large size, and lack of accessibility for the aging population. Through local housing and land 

use/development policies, the town can encourage the development of housing that meets the 

needs of the population to support a healthy, vibrant community into the future and to potentially 

combat population loss. 

 

AGE 
Per the UMass Donahue projections, the age composition of Hamiltonôs population is anticipated 

to change, with significantly fewer children and young and middle-age adults (0-54) and a 

growing population of older adults (65+).  
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RACE AND ETHNICITY  
Why do we consider racial and ethnic characteristics when analyzing housing need? Because 

racial and ethnic minorities generally have less wealth and lower income than white, non-

Hispanic/Latino populations. Multi-family and rental units can provide less expensive housing 

options. Therefore, communities with a lower stock of these types of units often have less racial 

and ethnic population diversity, which can perpetuate regional patterns of segregation. In 

addition to limited mobility based on income and wealth, segregated residential land use patterns 

came about as a direct result of public housing policies, plans, and practices that systematically 

denied equal opportunity based on race and ethnicity. For these reasons, Hamilton, as with many 

other similar suburban communities, remain primarily populated by people who racially identify 

as white. 

 

Per the 2017 ACS estimates, Hamiltonôs population continues to racially identify primarily as 

white alone, at just under 92 percent. However, the community continues to diversify as the 

white-majority has decreased slightly from 2000 when just over 94 percent of the population 

identified as white alone. In the county, approximately 81 percent of the total population 

identified as white alone per 2017 ACS estimates ï a decrease of about 6 percent since 2000. 

Statewide, approximately 79 percent of people identified as white alone in 2017, down about 6 

percent since 2000.  
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Not surprisingly given the 

regionôs persistent 

racially/ethnically 

segregated residential land 

use patterns, the most 

significant racial/ethnic 

difference between 

Hamiltonôs population and 

the countyôs is the 

percentage of the 

population identifying 

ethnically as Hispanic or 

Latino ï approximately one 

percent of Hamiltonôs 

population (of any race), 

per the 2017 ACS, 

identifies as having 

Hispanic/Latino ethnicity, 

whereas almost 20 percent 

of the regionôs population 

identifies as having Hispanic/Latino ethnicity. Compared to the county and state, Hamilton also 

has a slightly higher percentage of Asian residents, and a lower percentage of those identifying 

as some other race or two or more races.  

 
IŀƳƛƭǘƻƴΩǎ wŀŎƛŀƭ ŀƴŘ 9ǘƘƴƛŎ /ƘŀǊŀŎǘŜǊƛǎǘƛŎǎΣ нллл-2017 

  

2000 2010 2017 

number % number % est. % 

Total Population 8,315 100% 7,764 100% 7,991 100% 

White alone 7,832 94.2% 7,175 92.4% 7,344 91.9% 

Black or African American alone 39 0.5% 46 0.6% 79 1% 

American Indian and Alaska Native alone 14 0.2% 14 0.2% 0 0.0% 

Asian alone 354 4.3% 423 5.4% 409 5.1% 

Native Hawaiian or Pacific Islander alone 4 <0.1% 0 0% 27 0.3% 

Some other race alone 28 0.3% 22 0.3% 53 0.6% 

Two or more races: 44 0.5% 84 1.1% 79 1% 

Hispanic or Latino (of any race) 82 1% 121 1.6% 85 1% 

Source: U.S. Decennial Census 2000 and 2010, Table QT-P3, 2013-2017 ACS, Tables B03021, B02001. 

 

Like many communities, Hamiltonôs racial makeup is not evenly distributed geographically, as 

illustrated by the map below. Most of Hamiltonôs non-white population (almost 19 percent) live 

in census block F, which comprises much of Hamiltonôs mid-eastern, southern, and northern 

geography. Many non-white residents also live in census block B (northwestern Hamilton; 

approximately 6 percent) and block E (mid-south, near downtown; just over 6 percent). These 

areas have a higher concentration of two or three family homes, condominiums, and multiple 

houses on single lots, which the majority of non-white residents occupy (see Land Use map in 

Chapter 6; 2017 ACS). 
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DISABILITY 
The U.S. Census Bureau, per the ACS, defines disability to include: go-outside-home; 

employment; mental; physical; self-care; and sensory.18 Hamiltonôs estimated disability rate (7 

percent of total non-institutionalized population)19 is lower than the county (13 percent), and 

state (12 percent). In particular, the estimated percentage of young and middle-age adults (18-64) 

and older adults (65+) with a disability in Hamilton (5 and 26 percent, respectively) are lower 

than the county estimates (9 and 33 percent, respectively) and state estimates (9 and 33 percent, 

respectively). Why are these proportions lower in Hamilton than in the county and state? It is 

possibly tied to a lack of accessible housing stock and/or access to supportive services. 

 

IŀƳƛƭǘƻƴΩǎ ƭower disability rates may indicate a need for more accessible and supportive housing 

options for people with disabilities, especially older adults, which may become a more pronounced 

need as the older adult population increases over the coming decades.  

 
18 U.S. Census Bureau, American Community Survey definition of disability: https://www.census.gov/people/disability/methodology/acs.html  

19 The U.S. Census Bureau defines the non-institutionalized population as all people living in housing units, including non-institutional group 
quarters, such as college dormitories, military barracks, group homes, missions, or shelters. Whereas, the institutionalized population includes 
people living in correctional facilities, nursing homes, or mental hospitals. https://www.census.gov/topics/income-
poverty/poverty/guidance/group-quarters.html   

https://www.census.gov/people/disability/methodology/acs.html
https://www.census.gov/topics/income-poverty/poverty/guidance/group-quarters.html
https://www.census.gov/topics/income-poverty/poverty/guidance/group-quarters.html





























































































